
 
 

Planning and Zoning Commission 

Staff Review Board Agenda 
Meeting of January 27, 2021-3:30 PM to 4:30 PM 

Community Development Department Conference Room 

 

Study Session Agenda 
Meeting of January 27, 2021-4:30 PM 

Community Development Department Conference Room 

2500 N. Fort Valley Road, Flagstaff, Arizona 

Online as posted 24 hours prior to the hearing at:  

https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions 

 

The following applications are scheduled for a public hearing on Wednesday, February 24, 2021. 

At the Study Session, Commissioners will briefly discuss these cases: 

 

1. Case No. CUP-20-060: A request for a Conditional Use Permit for a campground on a 43.7 

parcel in the G (General, 10-acre minimum parcel size) Zone. The subject property is located 

at 5859 N Pleasant View Drive in Woodland Ranch approximately three miles northeast of 

US Highway 64 and is also identified as Assessor’s Parcel Number 502-25-024. 

Property Owner: Jeremy and Rene Giovando, Fort Collins, Colorado 

Applicant: Kylie Chenn, Wander Camp, Lehi, Utah 

County Supervisor District: 1 (Patrice Horstman) 

 

2. Case No. CUP-20-071: A request for a Conditional Use Permit to use a recreational vehicle 

(RV) as a permanent residence on a 1.03-acre parcel in the AR (Agricultural Residential, 

one-acre minimum parcel size) Zone. The subject property is located at 1654 E Vernon Road 

in Valle and is also identified as Assessor’s Parcel Number 501-19-077. 

Property Owner/Applicant: Matthew Burke, Mesa, Arizona 

County Supervisor District: 1 (Patrice Horstman) 

 

3. Case No. ZC-20-017: A request for a Zone Change from G (General, 10-acre minimum parcel size) 

Zone to the RC (Resort Commercial) Zone with approval of a master development plan for the 

development of a resort including a recreational vehicle (RV) park and rental cabins on a 64.6-acre 

parcel. The property is located south of the Newman Park Exit on the east side of I-17 between 

Mountainaire and Munds Park and is identified as Assessor’s Parcel Number 400-13-001. 

Property Owner: RNM Ranches LLC, Gilbert, Arizona 

Applicant: Bruce Lutz, Kalispell, Montana 

County Supervisor District: 3 (Matt Ryan) 

 

4. Case No. CUP-21-002: A request for a Conditional Use Permit for a campground on a 10-

acre parcel in the G (General, 10-acre minimum parcel size) Zone. The subject property is 

located at 1807 E Dirty First Street in Woodland Ranch approximately 1.5 miles east of US 

Highway 64 and is also identified as Assessor’s Parcel Number 502-24-051C. 

https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions
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Property Owner/Applicant: Nomad Ventures, LLC, Beverly Hills, California  

Representative: Ian Braun, Civil Design and Engineering, Flagstaff, Arizona 

County Supervisor District: 1 (Patrice Horstman) 

 

Pending review at this Study Session, the following applications may be eligible for Administrative 

Renewal by the Community Development Director: 

 

1. Case No. CUP-20-069: A request for Administrative Renewal of a Conditional Use Permit (CUP-15-

042) for a water standpipe (utility facility) on a .32 acre-parcel in the CG-10,000 (Commercial 

General, 10,000 sq. ft. minimum parcel size) Zone. The subject property is located at 511 N Parks 

Road in Parks and is also identified as Assessor’s Parcel Number 203-30-001B. 

Property Owner/Applicant: Parks Water Hole, LLC, Bakersfield, California 

Representative: Scott Dewar, Bakersfield, California 

Supervisor District: 3 (Matt Ryan) 

 

2. Case No. CUP-20-073: A request for Administrative Renewal of a Conditional Use Permit (CUP-11-

006) for a recycling business on a three acre-parcel in the IH-6,000 (Industrial Heavy, 6,000 sq. ft. 

minimum parcel size) Zone. The subject property is located on Roosevelt Drive approximately 800 

feet west of Leupp Road and is identified as Assessor’s Parcel Number 303-41-004E.  

Property Owner: Schrade Revocable Trust, Flagstaff, Arizona 

Applicant: Alfred Schrade, Flagstaff, Arizona 

Supervisor District: 4 (Judy Begay) 

 

3. Case No. CUP-20-074: A request for Administrative Renewal of a Conditional Use Permit (CUP-10-

066) for a metal storage container on a 2.5 acre-parcel in the AR-2 ½ (Agricultural Residential, 2.5-

acre minimum parcel size) Zone. The subject property is located at 8111 Woodruff Lane in Doney 

Park and is also identified as Assessor’s Parcel Number 301-74-008Z.  

Property Owner: Woodruff Living Trust, Flagstaff, Arizona 

Applicant: John Woodruff, Flagstaff, Arizona 

Supervisor District: 4 (Judy Begay) 

 

4. Case No. CUP-20-075: A request for Administrative Renewal of a Conditional Use Permit (CUP-17-

007) for a residential facility and tents to house researchers on a portion of a 200-acre-parcel in the G 

(General, 10-acre minimum parcel size) Zone. The subject property is located four miles south of 

Route 66 on Woody Mountain Road and is identified as Assessor’s Parcel Number 116-05-010A. 

Property Owner: Transition Zone Horticulture Institute, Flagstaff, Arizona 

Applicant: Lara Schmit, Northern Arizona University, Flagstaff, Arizona 

Supervisor District: 3 (Matt Ryan)  

 

Community Development Department Update 

 

1. The Community Development Department is recruiting for an administrative position and a planner 

position.         

2. The Doney Park/Timberline/Fernwood Area Plan update continues with monthly meetings the 2nd 

Thursday of the month. The Committee is split into category sub-committees to draft the Area Plan 

goals and policies.   

3. Staff and advisory groups continue work on the Utility Scale Renewable Energy Ordinance (REO). 

The Board of Supervisors will hold a Work Session on April 6th. Please contact Melissa Shaw if you 

have questions. 
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4. Staff is working with the City of Flagstaff on an update process for the Flagstaff Regional Plan. 

Please contact Melissa Shaw if you have questions. 

5. The County continues to assess and make operational decisions with respect to COVID-19. The 

County returned to Phase 1 County Operations – public lobbies are now closed to the public, 

meetings with staff are available with an appointment. Staff is available through phone calls and on-

line. We will continue to take County leadership lead on holding public hearings.     

 

Board of Supervisors Update     

On February 9th the Board will hear the Kachina Highlands zone change and the Bellemont RV storage 

change of zoning regulations.     

 

Commission and Staff Roundtable 

The P&Z Commission Retreat is proposed for the first week of March – Thursday the 5th or Friday the 

6th from 8:30 – 12. We could potentially host a hybrid meeting – less than 10 people in one conference 

room with others participating on-line. Suggested topics: Zoning Ordinance required submittals for 

hearings and permitting processes, workforce housing, grading permits on residential properties, REO 

update, noise concerns and State law regarding noxious weeds. 
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Coconino County Planning and Zoning Commission 

Agenda 
Meeting of January 27, 2021–5:30 PM 

Community Development Department Conference Room 

2500 N. Fort Valley Road, Flagstaff, Arizona 

Online as posted 24 hours prior to the hearing at: 

https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions 

 

Pursuant to A.R.S. §38-431.02, notice is hereby given to the members of the Planning and Zoning 

Commission and to the general public that, at this regular meeting, the Planning and Zoning 

Commission may vote to go into executive session, which will not be open to the public, for legal advice 

and discussion with the Commission’s attorneys on any item listed on the following agenda, pursuant to 

A.R.S. §38-431.03(A) (3). Items may be taken out of the order listed below at the call of the Chair. 
 

I. PLEDGE OF ALLEGIANCE 

 

II. APPROVAL OF MINUTES 

 

 January 6, 2021 

 

III. PUBLIC HEARINGS 

 

1.  Case No. CUP-20-028: A request for a Conditional Use Permit modification (of CUP-19-050)    

to allow the sale of water to private individuals at a water standpipe facility (utility 

installation) on a 14.35 acre parcel in the G (General, 10-acre minimum lot size) Zone. The 

parcel is located at 7887 E. Old Route 66 in Williams and is identified as Assessor’s Parcel 

Number 203-17-001. 

Owner/Applicant: Louie and Antoinette Serna Family Trust, Grand Canyon, Arizona 

 County Supervisor District: 3 (Matt Ryan) 

 

2. Case No. CUP-20-064 and DRO-20-012: A request for a Conditional Use Permit and 

Design Review for an APS substation (utility facility) on a 2.3-acre portion of a 

29.71-acre parcel in the PC (Planned Community) Zone where CH-10,000 

(Commercial Heavy, 10,000 sq. ft. minimum parcel size) standards have been 

applied. The subject property is located north of Brannigan Park Road and west of the 

Pilot Station in Bellemont and is identified as a portion of Assessor’s Parcel Number 

203-40-007. 

Property Owner: North Winds Commerce Center LLC, Phoenix, Arizona 

Applicant: APS-Arizona Public Service Land Services Department, Phoenix, Arizona 

Representative: Coe and Van Loo Consultants, Inc., Phoenix, Arizona 

County Supervisor District: 3 (Matt Ryan) 

 

https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions
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IV.  CALL TO PUBLIC FOR ITEMS NOT ON THE AGENDA 



 

CUP-20-028 

 
 
 

 

 
 

Jay Christelman, Director 
 
Date:  January 27, 2021 

To:  Planning and Zoning Commission  

From:  Department of Community Development 

Subject:  Public Hearing and consideration of Case Number CUP-20-028, a request to 
modify CUP-14-039 for a Utility Facility (water standpipe) to allow the sale of 
water to private individuals. 

Executive Summary 

Recommendation: If the Commission can make the findings, staff recommends approval with 
the recommended conditions below. 
Location: The parcel is located at 7887 E. Old Route 66 within the Parks Area Plan and is also 
identified as Assessor’s Parcel Number 20317001. 
  

 
Site and Vicinity Map 

Subject Property 
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Property Owner: Louie and Antoinette Serna Family Trust, Grand Canyon, AZ 
Size: One parcel totaling 14.3-acres in the G (General, 10-acre minimum parcel size) Zone.  
Supervisor District: 3 (Matt Ryan) 
 

Background Information 

 

Aerial Photo 

 
 
 

Surrounding Land Uses/Zoning 

 Land Use Zoning 

On Site Water Standpipe Utility with Tanks G 

North Vacant/Agriculture G 

South Residential, Cottage Industry, Interstate I-40 G 

East Vacant G 

West Vacant, Residential, Agriculture G 

Natural Features 

Topography Flat with little existing vegetation 

Natural Resources Primarily meadow 
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Photo of the site 

 

Background and Summary of Proposal 
The parcel is flat with little existing vegetation, excepting landscaping installed near the tanks. 
The property is located 1400 feet east of the I-40 interchange on the north side of E. Old Route 
66 which is a paved County road with a 130-foot right-of-way. The site is developed with three 
(3) above-ground water tanks, a concrete pad, associated water distribution equipment and a 
fence surrounding the equipment area. The surrounding area is characterized by vacant 
meadow, agricultural uses with associated equipment, residential uses, ADOT material 
stockpiling, a cottage industry and I-40 within 500 feet of the site. This standpipe has been in 
use since it was first approved in 1988 (UP-88-035). The use was conditioned to be limited to 
the applicant’s hotel, and a 2014 permit request (CUP-14-039) proposed that the standpipe 
allow use by the public. However, the final conditions of approval (after appeal to the Board of 
Supervisors) did not include a provision for public use. Rather, use was limited to the applicant’s 
hotel and the local fire district. The Board Resolution is attached. Comments during the last CUP 
renewal primarily consisted of concerns over groundwater, which is regulated by the State of 
Arizona and not Coconino County. The applicant’s submittals are attached. The applicants 
indicate that they no longer supply water to the hotel (which sold to the Kadampa Temple) and 
the wells produce more than necessary for the applicant’s nearby vineyard. With these 
changes, the applicants wish to modify their CUP conditions to allow water sales to individuals.  

        

Citizen Participation 
The applicants held two neighbor input meetings in March and April with 12 participants at 
each. Because of the COVID-19 limitations on meetings, the applicants sent a letter to 
neighbors within 1500 feet asking for input response on June 4, 2020. Six neighbors provided 
response, some supporting the expanded use and some opposed commercial uses citing the 
Parks Area Plan policies. Staff received additional input from neighbors which is also attached. 



Planning and Zoning Commission Staff Report 
CUP-20-028 
Page 4 of 6 

 

 
 

Staff Analysis 

Compliance with the Comprehensive Plan 
Proposed Use: Utility Facility (water standpipe)  

Community Services: 
2. Utilities infrastructure shall be located in a manner that is sensitive to community 
character and environmental and scenic resources. 
Land Use and Growth: 
45. The County shall work closely with applicants for public use / service land uses to 
minimize the potential impacts on residential areas, rural character, and the environment. 

 

Compliance with the Parks Area Plan 
Community Facilities:  
1. Public and semi-public uses shall be approved at locations convenient to the population 
being served provided that such locations are not detrimental to surrounding neighborhoods. 
Sustainable and Reliable Water Supply:  
4. Proposed water development projects, i.e. commercial wells, etc., that serve the local 
community shall receive favorable consideration by the Planning and Zoning Commission if 
compatible with surrounding neighborhoods and not detrimental to the public health, safety 
and welfare.  
Land Use:  
7. New commercial development shall be limited to low water using, neighborhood-oriented 
uses that are primarily intended to serve local needs and deemed to be beneficial to 
residents of the area. Highway-oriented or regional commercial uses shall not be permitted 
in the study area, and shall be encouraged to locate in Williams, Bellemont or Flagstaff. 
8.a. Future commercial development in the vicinity of the Pittman Valley interchange shall be 
limited to the existing commercially zoned property (Quality Inn) at the southwest quadrant 
of the interchange. 

 

 

Compliance with the Zoning Ordinance 
Utility Facilities (water standpipes) are listed as a “Public Quasi-public” use (not a Commercial 
use) allowed in the General Zone, Section 2.7   

Utility Facilities (water standpipes) are allowed in the General Zone through approval of a 
Conditional Use Permit, Section 2.7   
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Staff Findings recommendation  

Findings of Fact required to approve a Conditional Use Permit: 
1.   That the proposed location of the conditional use is in accord with the objectives of this 

Ordinance and the purpose of the zone in which the site is located. 
 Staff’s Response: The location is on General (G) Zone parcels, which allows utility facilities 

with approval of a conditional use permit. 
2. That the proposed location of the conditional use and the conditions under which it 

would be operated or maintained will not be detrimental to the public health, safety, or 
welfare, or materially injurious to properties or improvements in the vicinity. 

  Staff’s Response: The standpipe and tanks are in place. The applicant’s request to modify 
conditions could be operated in a manner compatible with surrounding properties.  

3. That the proposed conditional use will comply with each of the applicable provisions of 
this Ordinance, except for approved variances.  

 Staff’s Response: The proposed conditional use will comply with each of the applicable 
provisions of the Zoning Ordinance. 

4. That the proposed conditional use is consistent with and conforms to the goals, objectives 
and policies of the General Plan or Specific Plan for the area. 

 Staff’s Response: The proposed Conditional Use amendment is consistent with the 
Comprehensive Plan policies cited above. The proposed Conditional Use amendment is 
consistent with the Parks Area Plan policies cited above provided the Commission considers 
the Area Plan Commercial policies as not applicable to the Utility Facility use. 

 

Analysis 
The standpipe and associated tanks have existing on the property for many years. Water rights 
and availability are regulated by the state and legally not a consideration for County Conditional 
Use Permit findings. E. Old Route 66 is a paved County road capable of supporting access to the 
standpipe facility. I-40 and non-residential uses are visible and audible in the immediate 
surrounding area. The applicant’s request to limit standpipe access to sale of water to private 
individuals could be operated with conditions without adverse impacts on surrounding 
properties and consistent with the Parks Area Plan. The staff proposed conditions below are 
consistent with the applicant’s 2015 Board of Supervisors’ approval with the exception of the 
service limitation to Mountain Ranch Resort changed to allow private water sales. Several 
nearby property owners see the requested change in conditions as potentially impactful and 
inconsistent with the Parks Area Plan intent to restrict commercial uses in this area.  
 

Recommended Conditions of Approval: 
 
1. The uses of the property shall be restricted to serving private individuals. Commercial water 

haulers and commercial vehicles are prohibited. 
2. Hours of operation shall be 7:00am to 7:00pm.  
3. The approved driveway as shown on the site plan shall be maintained as permitted by the 
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County Engineering Division. 
4. The applicant shall maintain the site in conformance with the approved site plan and 

landscape plan. The applicant shall continue invasive weed management as approved by the 
Director of Community Development. 

5. There shall be no parking of any vehicles on site.   
6. Any future signage or lighting for the property shall be compliant with Zoning Ordinance 

and shall require a permit from Community Development prior to installation. 
7. All Coconino County, ADEQ and ADWR regulatory requirements shall be met and 

maintained. 
8. This use permit shall be valid for a period of five (5) years to expire on January 27, 2026.  

The applicant shall submit an application for renewal prior to expiration if the use is desired 
to continue beyond that date. 

Respectfully submitted, 

 
Jess McNeely, AICP, Assistant Director/Planning Manager  
 

Attachments: 
Applicant’s site plan 
Applicant’s narrative and citizen participation plan 
Board of Supervisors Resolution 2015-19 
Opposition from neighbors (6) 
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